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1. Executive Summary

Portfolio Overview & Assessment Details

General Information

Property Type/s Municipal buildings, fire stations, public works buildings, libraries, and police station.
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General Information

Main Addresses 01 - 1749 Court House: 4 Town Square, Plymouth, Massachusetts 02360
02 - Animal Shelter: 2199 State Road, Plymouth, Massachusetts 02360
03 - Cedarville Garage: 31 Hodge Pond Road, Plymouth, Massachusetts 02360
04 - Crematory: 102 Samoset Street, Plymouth, Massachusetts 02360
05 - DPW Annex: 169 Camelot Drive, Plymouth, Massachusetts 02360

06 - DPW Highway Department Building: 159 Camelot Drive, Plymouth,
Massachusetts 02360

07 - DPW Salt Shed: 159R Camelot Drive, Plymouth, Massachusetts 02360

08 - Fire Station #1 HQ: 114 Sandwich Street, Plymouth, Massachusetts 02360
09 - Fire Station #2: 240 Samoset Street, Plymouth, Massachusetts 02360

10 - Fire Station #3: 12 Pinehills Drive, Plymouth, Massachusetts 02360

11 - Fire Station #4: 533 Bourne Road, Plymouth, Massachusetts 02360

12 - Fire Station #5: 827 State Road, Plymouth, Massachusetts 02360

13 - Fire Station #6: 2199-2209 State Road, Plymouth, Massachusetts 02360

14 - Fire Station #7: 0 Spooner Street, Plymouth, Massachusetts 02360

15 - Fresh Pond Bath House: 220 Bartlett Road, Plymouth, Massachusetts 02360
16 - Harbor Master: 11 Town Wharf, Plymouth, Massachusetts 02360

17 - Hedges Pond Great Hall: 158 Hedges Pond Road, Plymouth, Massachusetts
02360

18 - Little Red School House: 1144 Long Pond Road, Plymouth, Massachusetts
02360

19 - Main Library: 132 South Street, Plymouth, Massachusetts 02360
20 - Manomet Library Branch: 12 Strand Avenue, Plymouth, Massachusetts 02360

21 - Manomet Transfer Station: 350 Beaver Dam Road, Plymouth, Massachusetts
02360

22 - Manomet Youth Center: 659 State Road, Plymouth, Massachusetts 02360
23 — Memorial Hall: 83 Court Street, Plymouth, Massachusetts 02360

24 - Morton Park Bathhouse: 35 Morton Park Road, Plymouth, Massachusetts
02360

25 - Nelson Park Restrooms/Concession: 255 Water Street, Plymouth,
Massachusetts 02360

26 - Plymouth Beach Restrooms: 43 Ryder Way, Plymouth, Massachusetts 02360
27 - Police Station HQ: 20 Long Pond Road, Plymouth, Massachusetts 02360

28 - Senior Center/Council on Aging: 44 Nook Road, Plymouth, Massachusetts
02360

29 - Stephen’s Field Concession: 132R Sandwich Street, Plymouth, Massachusetts
02360

30 - Town Hall/1820 Courthouse: 26 Court Street, Plymouth, Massachusetts 02360

31 - Vine Hills Cemetery Office: 100 Summer Street, Plymouth, Massachusetts
02360

32 - Visitor's Information Center: 130 Water Street, Plymouth, Massachusetts 02360
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General Information

1749 Court House: 1749

Animal Shelter: 1975

Cedarville Garage: 1983

Crematory: 2009

DPW Annex: 1988

DPW Highway Department Building: 1990 / 2003
DPW Salt Shed: 1990

Fire Station #1 HQ: 1979

Fire Station #2: 1975

Fire Station #3: 2001

Fire Station #4: 1977

Fire Station #5: 1988

Fire Station #6: 1997, renovated 2010
Fire Station #7: 1906

Fresh Pond Bath House: 1960
Harbor Master: 1950

Hedges Pond Great Hall: 1930

Little Red School House: 1900

Main Library: 1991

Manomet Library Branch: 1950 / 2004
Manomet Transfer Station: 1980
Manomet Youth Center: 1935
Memorial Hall: 1926 / 2012

Morton Park Bathhouse: 1960

Nelson Park Restrooms/Concession: 1992
Plymouth Beach Restrooms: 1992
Police Station HQ: 1995

Senior Center/Council on Aging: 2012
Stephen’s Field Concession: 1960
Town Hall/1820 Courthouse: 1820, renovated 2016
Vine Hills Cemetery Office: 1890
Visitor’s Information Center: 1992

32

Town of Plymouth

100%

February 25 to March 1, 2019; April 9, 2019.
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General Information

Management Wayne Walkden, Facilities Manager, Town of Plymouth
Point of Contact 508.747.1620 phone
wwalkden@townhall.plymouth.ma.us email

On-site Point of .
Contact (POC) Kris Cavacco, Tom Nugent and Don Kearney

Assessment &
Report Prepared Henry Guo, David Harrell and Ethan Abeles

By

Reviewed By Daniel White,
Technical Report Reviewer for
Bill Champion,

Program Manager
bchampion@emgcorp.com
800.733.0660 x6234
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Plan Types

Each line item in the cost database is assigned a Plan Type, which is the primary reason or rationale for the
recommended replacement, repair, or other corrective action. This is the “why” part of the equation. A cost or
line item may commonly have more than one applicable Plan Type; however, only one Plan Type will be assigned
based on the “best” fit, typically the one with the greatest significance.

Plan Type Descriptions

Safety B An observed or reported unsafe condition that if left unaddressed could
result in injury; a system or component that presents potential liability risk.

Performance/Iintegrity Component or system has failed, is almost failing, performs unreliably, does
not perform as intended, and/or poses risk to overall system stability.

Accessibility B  Does not meet ADA, UFAS, and/or other handicap accessibility
requirements.

Environmental Improvements to air or water quality, including removal of hazardous
materials from the building or site.

Retrofit/Adaptation B Components, systems, or spaces recommended for upgrades in in order to
meet current standards, facility usage, or client/occupant needs.

Lifecycle/Renewal Any component or system that is not currently deficient or problematic but
for which future replacement or repair is anticipated and budgeted.

Plan Type Distribution (by Cost)

@ Safety
$185,100

Performance/
Integrity
$4,088,300
@ Accessibility
$301,400

@ Modernization/
Adaptation
$917,500

Lifecycle/Renewal
$51,002,400

10-YEAR TOTAL: $56,494,700
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Portfolio-Level Findings & Deficiencies

Historical Summary

The thirty-two properties were developed from 1749 to 2009. The buildings are being used by Town of Plymouth
as municipal buildings, police stations, libraries, public works buildings, etc.

Architectural

Buildings have brick, wood, metal and cement board walls. Windows are aluminum and wood fixed and operable
windows with aluminum storefronts. Roofs are asphalt shingles and rubber membrane. Building exterior finishes
are mostly original and are in fair general condition. The interior finishes have been periodically replaced as-
needed over the years. Typical lifecycle-based interior and exterior finish replacements are budgeted and
anticipated during the twenty year reserve period. Most fire stations have leaking asphalt roofs and should be
repaired or replaced soon.

Mechanical, Electrical, Plumbing & Fire (MEPF)

The thirty-two facilities reviewed during the assessment ranged in age from the 1749 Court House constructed
in 1749 to the Senior Center that was constructed in 2012. Older buildings have heating boilers, while newer
buildings have furnaces. Older buildings have window and wall air conditioners and ductless split systems, while
newer buildings have central air conditioning systems. The MEPF and fire protection infrastructure is generally
in fair condition. Equipment was replaced as needed over the years. Some equipment is getting old. Equipment
replacements are budgeted over the reserve period.

Site

Parking lots and driveways have asphalt pavement with some concrete pavement. Asphalt pavement needs to
be sealed, striped, milled and overlaid within the reserve period. Broken and displaced concrete sidewalks need
to be replaced right away.

Recommended Additional Studies

The mechanical system in Memorial Hall is not functioning in a balanced way. A professional engineer must be
retained to analyze the existing condition, provide recommendations and, if necessary, estimate the scope and
cost of any required repairs. The cost of this study is included in the cost tables. Due to the ambiguity of the
required repair scope at the time of this assessment, the cost for any possible subsequent repairs is not included.

Animal Shelter, DPW Annex, Fire Station #1 HQ, Fresh Pond Bath House, Little Red School House, Manomet
Youth Center, Morton Park Bathhouse, and Stephen’s Field Concession: some areas of the facilities were
identified as having major or moderate accessibility issues. EMG recommends a study be performed to take
measurements, provide additional itemized details, research local requirements, and, if necessary, estimate the
scope and cost of any required improvements. The cost of this study is included in the cost tables. Due to the
lack of measurements and itemized findings at this point in time, the costs for any possible subsequent repairs
or improvements are not currently included.
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Facility Condition Index (FCI)

One of the major goals of the FCA is to calculate each building’s Facility Condition Index (FCI), which provides
a theoretical objective indication of a building’s overall condition. By definition, the FCI is defined as the ratio of
the cost of current needs divided by current replacement value (CRV) of the facility. The chart below presents
the industry standard ranges and cut-off points.

FCI Ranges & Description

0-5% In new or well-maintained condition, with little or no visual evidence of wear or other
deficiencies.

5-10% Subjected to wear but is still in a serviceable and functioning condition.

10 — 30%

30% and above

Has reached the end of its useful or serviceable life. Renewal is now necessary.

Subjected to hard or long-term wear. Nearing the end of its useful or serviceable life.

The deficiencies and lifecycle needs identified in this assessment provide the basis for a portfolio-wide capital
improvement funding strategy. In addition to the current FCI, extended FCI’s have been developed to provide
owners the intelligence needed to plan and budget for the “keep-up costs” for their facilities. As such the 3-year,
5-year, and 10-year FCI’s are calculated by dividing the anticipated needs of those respective time periods by
current replacement value. As a final point, the FCI's ultimately provide more value when used to relatively
compare facilities across a portfolio instead of being over-analyzed and scrutinized as stand-alone values. The
table below summarizes the individual findings for this FCA:

Facility (year built) Cost/SF

Total SF Replacement Value

01 - 1749 Court House
02-Animal Shelter

03-Cedarville Garage

D4-Crematory

05-DPW Annex

06-DPW Highway Department Building
07-DPW Salt Shed

08-Fire Station #1 HQ

09-Fire Station #2

10-Fire Station #3

11-Fire Station #4

5431
5370
5182
5333
5431
5431
5273
$405
$405
$405

$405

4,590
2,198
7.096
3,096
16,000
17.100
6.240
11,009
15,521
4,135

5,674

$1,978,244

$5812,188
$1,286,291
51,030,991
56,695,840
57,369,929
$1,701.008
54,463,874
56,293,377
51,676,639

52,300,665

www.EMGcorp.com p 800.733.0660

10.5%

0.5%

0.0%

0.0%

0.2%

0.4%

0.6%

3.9%

1.8%

0.6%

0.0%

10.6%

11.2%

1.4%

0.0%

2.2%

4.4%

1.6%

7.8%

2.5%

2.0%

2.2%

24.8%

34.1%

16.8%

11.2%

3.6%

9.3%

1.6%

23.3%

12.0%

13.8%

17.4%

62.7%

72.1%

34.3%

23.9%

29.7%

20.6%

1.6%

45.9%

51.0%

T72.7%

64.8%
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12-Fire Station #5 $405 7.911 53,045,523 0.0% 8.6% 14.4% 42.0%
13-Fire Station #6 £405 12,740 §5,165,752 0.0% 0.0% 5.5% 26.0%
14-Fire Station #7 £405 3,952 $1,602,437 23% 12.2% 34.8% 59.8%
15-Fresh Pond Bath House £370 785 $290,067 11.0% 1M1.1% 11.2% 54.6%
16-Harbor Master £431 &00 $258,594 0.0% 0.0% 0.0% 0.0%
17-Hedges Pond Great Hall £343 5,205 §1,787,865 76% 17.2% 17.6% 20.3%
18-Little Red School House £394 837 $329,935 14.9% 20.8% 21.0% 23.1%
19-Main Library $401 65,184 $27,339,057 0.2% 10.6% 10.7% 20.4%
20-Manomet Library Branch £401 2,914 51,165,397 0.0% 8.2% 14.3% 23.7%
21-Manomet Transfer Station 431 216 $93,094 0.3% 92.1% 95.7% 130.9%
22-Manomet Youth Center 5370 6,220 52,298,368 9.8% 13.4% 13.5% 22.2%
23-Memorial Hall (1925) 5370 27176 $10,041,804 4.9% 20.5% 31.0% 62.8%
24-Morton Park Bathhouse 5370 945 $349,1589 7.4% 17.6% 17.7% 38.5%
25-Nelson Park Restrooms/Concession 5370 1.011 $373.577 3.6% 8.5% 5.6% 23.5%
26-Plymouth Beach Restrooms 5343 428 $147.014 8.6% 8.7% 10.4% 31.3%
27-Police Station HQ 5563 28,913 $16,272,742 0.9% 1.2% 3.7% 27.1%
28-Senior Center/Council on Aging 5431 19,011 58,193,951 0.2% 0.7% 2.2% 13.4%
29-Stephen's Field Concession $370 442 $163,325 49.9% 71.0% 71.8% 73.8%
30-Town Hall1820 Courthouse 5404 59,553 $24,037,973 0.8% 1.0% 1.0% 7.2%
31-Vine Hills Cemetery Office $333 2,085 $694,321 0.1% 24.3% 246% 46.8%
32-Vistitor's Information Center $370 836 $308.912 0.0% 17.0% 29.7% 30.5%

d
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Immediate Needs

Facility/Building
01 - 1749 Court House
02-Animal Shelter
03-Cedarville Garage
05-DPW Annex

06-DPW Highway Department Building
07-DPW Salt Shed

08-Fire Station #1 HQ
09-Fire Station #2

10-Fire Station #3

11-Fire Station #4

12-Fire Station #5

13-Fire Station #8

14-Fire Station #7

15-Fresh Pond Bath House
17-Hedges Pond Great Hall
18-Little Red School House
19-Main Library
21-Manomet Transfer Station
22-Manomet Youth Center
23-Memorial Hall

24-Morton Park Bathhouse

25-Nelson Park Restrooms/Concession
26-Plymouth Beach Restrooms
27-Police Station HQ

28-Senior Center/Council on Aging
29-Stephen’s Field Concession
30-Town Hall/1820 Courthouse
31-Vine Hills Cemetery Office

Total

01 - 1749 Court House

Location Description

UF Code

Description

EMG PROJECT NO.: 136563.19R000-001.002
T ]

Total ltems

Condition

@ NoE W

W 0

Plan Type

Total Cost
$208,054
$40,505
$295
$14.228
$30,743
$25.718
$175,886
$116.165
$10.718
$590
$12,993
$737
$36.772
$31,873
$297,847
$49,268
$67.859
$324
$225,894
$514,358

$42,696
$13.264

$12,624
$196,450
$15,629
581,563
$203,350
$69,651
$2,496,053

1189128 01 - 1749 Court House
1189141 01 - 1749 Court House
1189146 01 - 1749 Court House
1192823 01 - 1749 Court House
1189147 01 - 1749 Court House
1189142 01 - 1749 Court House
Total (6 items)

02-Animal Shelter

Location

Mechanical room
Building Exterior
Building Exterior

Site at rear of building
Roof

Building Exterior

Location Description

UF Code

D2021
B2032
B2011
G3021
B3011
B2021

Backflow Preventer, 1 INCH, Install NA

Exterior Door, Steel, Replace Fair
Exterior Wall, Painted Surface. 1-2 Stories, Prep & Paint Poor
Pipe & Fittings, PVC, 8", Replace Poor
Roeof, Asphalt Shingle Premium Grade, Replace with wood shingle Poor
‘Window, Wood Historical 12 SF, Restore Poor

Condition

Modernization/Adaptation

Lifecycle/Renewal

Performance/Integrity
Performance/Integrity
Performance/Integrity

Performance/Integrity

$2,421
$3,605
$40,000
$7,029
$80,000
$75,000
$208,054

1193431 02-Animal Shelter
1192568 02-Animal Shelter Site
Total (2 items)

03-Cedarville Garage

Entire building

Location Descripti

G2022

Description

ADA, Miscellaneous, Level |11 Studly, Includes Measurements, Evaluate/Report

Parking Lots, Asphalt Pavement, Mill & Overlay

UF Code

Description

Condition

Plan Type

Accessibility

Performance/Integrity

Plan Type

$3,794
$36,711
$40,505

1189237 03-Cedarville Garage

Total (1 items)

Office

C3032

Interior Ceiling Finish, Suspended Acoustical Tile (ACT), Replace

www.EMGcorp.com p 800.733.0660
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05-DPW Annex
Location Location Description UF Code Description Condition Plan Type
1195838 05-DPW Annex Building Z105X ADA, Miscellaneous, Level Ill Study, Includes Measurements, Evaluate/Report NA Accessibility $14,228
Total (1 items) $14,228

06-DPW Highway Department Building

Location Location Description Description Condition  Plan Type
1195421 06-DPW Highway Department Building Office D3032 Condensing Unit/Heat Pump, Split System, 3 Ton, Replace Failed Performance/Integrity $6,789
1195423 06-DPW Highway Department Building Exterior D5092 Generator enclosure repairs, Diesel, 65 to 125 kW, Repair Poor Lifecycle/Renewal $15,000
1195085 06-DPW Highway Department Building Roof perimeter B2016 Soffit, Metal, Replace Poor Performance/Integrity $8,954
Total (3 items) $30,743

07-DPW Salt Shed

cation Description Plan Type
1213876 07-DPW Salt Shed Building Exterior B2011 Exterior Wall, Painted Surface, 2+ Stories. Prep & Paint Fair Lifecycle/Renewal $11,620
1213875 07-DPW Salt Shed Building Exterior B2011 Exterior Wall, Painted Surface, 2 Stories, Prep & Paint Poor Performance/Integrity $14,098
Total (2 items) $25,718

08-Fire Station #1 HQ

Location Description Plan Type
1193472 08-Fire Station #1 HQ Throughout building Z105X ADA, Miscellaneous, Level IIl Study, Includes Measurements, Evaluate/Report NA Accessibility $14,228
11894722 08-Fire Station #1 HQ Mechanical room D2021 Backflow Preventer, 2 INCH, Replace NA Modernization/Adaptation $4,938
1203081 08-Fire Station #1 HQ Column at front of building B2011 Exterior Wall, Concrete, 1-2 Stories, Repair Poor Performance/Integrity $2.467
1189469 08-Fire Station #1 HQ Roof B3021 Roof Skylight, Plexiglass Dome Fixed 9-20 SF, Replace Poor Performance/Integrity $4.580
1189461 08-Fire Station #1 HQ  Roof B3011 Roof, Single-Ply EPDM Membrane, Replace Failed Performance/Integrity $149,673
Total (5 items) $175,886

09-Fire Station #2

Location Location Description UF Code Description Condition Plan Type

1189509 09-Fire Station #2 Roof B3011 Roof, Asphalt Shingle Premium Grade, Replace Poor Performance/Integrity $116,165

Total (1 items) $116,165

10-Fire Station #3

Location Location Description UF Code Description Condition Plan Type

1103485 10-Fire Station #3 Roof B3011 Roof, Single-Ply EPDM Membrane, Repair Poor Performance/Integrity $10,718

Total (1 items) $10,718

11-Fire Station #4

D Location Location Description UF Code Description Condition Plan Type Cost
1191120 11-Fire Station #4 Throughout building C3032 Interior Ceiling Finish, Suspended Acoustical Tile (ACT), Replace Poor Performance/Integrity $590
Total (1 items) $590

12-Fire Station #5

Location Location Description i Condition Plan Type
1191572 12-Fire Station #5 Living quarters C3031 Interior Ceiling Finish, Exposed/Generic, Prep & Paint Poor Performance/Integrity $431
1191556 12-Fire Station #5 Throughout building C3032 Interior Ceiling Finish, Suspended Acoustical Tile (ACT), Replace Poor Performance/integrity $1,180
1191532 12-Fire Station #5 Throughout building C3024 Interior Floor Finish, Vinyl Tile (VCT), Replace Poor Performance/integrity $11,382
Total (3 items) $12,993
13-Fire Station #6
Locatio i Plan Type
1191911 13-Fire Station #6 Throughout building C3032 Interior Ceiling Finish, Suspended Acoustical Tile (ACT), Replace Poor Performance/Integrity $737
Total (1 items) $737

14-Fire Station #7

Location il Description Condition Plan Type
1192189 14-Fire Station #7 Engine bay C3021 Interior Floor Finish, Epoxy Coating, Prep & Paint Failed Performance/Integrity 84,145
1192212 14-Fire Station #7 Hallway C3012 Interior Wall Finish, Generic Surface, Prep & Paint Failed Performance/Integrity $550
1192199 14-Fire Station #7 Roof B3011 Roof, Asphalt Shingle Premium Grade, Replace Poor Performance/Integrity $32.077
Total (3 items) §36,772
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15-Fresh Pond Bath House

D Location Location Description UF Code Description Condition Plan Type Cost
196277 15-Fresh Pond Bath House Site Z105X ADA, Miscellaneous, Level Il Study, Includes Measurements, Evaluate/Report Poor Accessibility $14,228
1196281 15-Fresh Pond Bath House Exterior wall D5022 Flood Light, Exterior, 100 W, Replace NA Safety 87,554
1202081 15-Fresh Pond Bath House Parking lot G2022 Parking Lots, Asphalt Pavement, Seal & Stripe Poor Performance/Integrity $10,092
Total (3 items) $31,873

17-Hedges Pond Great Hall

ID Location Location Description UF Code Description Condition Plan Type Cost
1213969 17-Hedges Pond Great Hall Kitchen E1093 Commercial Kitchen, Convection Oven, Single, Replace Poor Performance/Integrity §5,504
1213975 17-Hedges Pond Great Hall Kitchen E1093 Commercial Kitchen, Range/Oven, 8-Burner, Replace Poor Performance/Integrity §7.271
1232104 17-Hedges Pond Great Hall Throughout D5019 Electrical Distribution System, Office Building, Upgrade Poor Performance/Integrity $153,750
1213956 17-Hedges Pond Great Hall Roof D3042 Exhaust Fan, 1501 - 2000 CFM, Replace Poor Performance/Integrity 52217
1213959 17-Hedges Pond Great Hall Throughout building D5092 Exit Lighting Fixture, w/ Battery, Replace Poor Safety $1,362
1213963 17-Hedges Pond Great Hall Building Exterior B2032 Exterior Door, Wood Solid-Core, Replace Poor Performance/Integrity $12,341
1213974 17-Hedges Pond Great Hall Building Exterior B2011 Exterior Wall, Painted Surface, 1-2 Stories, Prep & Paint Poor Performance/Integrity $11,825
1213954 17-Hedges Pond Great Hall Throughout building C3024 Interior Floor Finish, Wood Strip, Sand & Refinish Poor Performance/Integrity $17,951
1213971 17-Hedges Pond Great Hall Throughout building C3024 Interior Floor Finish, Wood Strip, Replace Poor Performance/Integrity §2,931
1213961 17-Hedges Pond Great Hall Building exterior D5022 Flood Light, Exterior, 100 W, Replace Poor Performance/Integrity $3,237
1213957 17-Hedges Pond Great Hall Throughout building D5029 Lighting System, Interior, Multi-Family, Upgrade Poor Performance/Integrity $26,688
1232105 17-Hedges Pond Great Hall Kitchen D5012 Distribution Panel, 208 Y, 120 V, 225 Amp, Replace Poor Performance/Integrity 58619
1213953 17-Hedges Pond Great Hall Site 52022 Parking Lots, Asphalt Pavement, Seal & Stripe Poor Performance/Integrity 5412
1213968 17-Hedges Pond Great Hall Roof B1022 Roof Structure, Pitched, Wood Rafter, Plywood Deck, Replace Failed Performance/Integrity $3,206
1213973 17-Hedges Pond Great Hall Roof B3011 Roof, Asphalt Shingle Premium Grade, Replace Poor Performance/Integrity $38,244
1213976 17-Hedges Pond Great Hall Restrooms D2011 Toilet, Flush Tank (Water Closet), Replace Failed Performance/Integrity $2,288
Total (16 items) $297,847
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